The aim of the study was to explore the role of demographic characteristics of potential acquirers of real estate rights. We were interested in whether the participants according to different origins of cultures and the basic demographic characteristics reflect a statistically significant difference. Results show that the participants who enter the Japanese real estate market are mainly male participants, who are single and have no children, and show a tendency to live in the city centre. Participants of both sexes enter the Slovene property market equally. On average they are married, childless and with a tendency to live at the outskirts of the city or inside agglomeration. Slovene participants expressed significantly higher satisfaction with the current residential status, which we relate to the findings that apartment owners compared to tenants express higher satisfaction with their living environment and are socially more active in their living environment.
Introduction
Expectations of potential real estate buyers regarding the acquisition of real estate rights are diverse and differernt according to the demographic characteristics, buyers' needs, their wishes and interests, lawful options and material ability in modern economic environments. By observing the participants on the market many researchers attribute general recognition to certain factors on the market (Cohen et al., 2005; Temeljotov & Zupančič, 2006; Thomas, 2008) . Wong and Hui (2006) combine these factors into the factors of personal expectations and factors of external expectations. They link personal expectations to potential acquirers of real estate rights, in-vestors and owners who expect high (low) returns in the future when market grows (falls). They also have too high (too low) expectations regarding the rise (fall) in prices when expecting the future rise (fall) of prices on the market. They link participants' external expectations to the change of market prices and regulatory measures of the country. They note that particularly in times of expected rise in prices the country encourages investments and ownership through regulatory measures, whereas banks provide favourable loans. Factors of external expectations thus mainly include factors describing housing and tax legislation, regulatory measures and economic situation on the real estate market.
This paper explores the role of demographic characteristics of potential acquirers of real estate rights. We are interested in cross-cultural comparison of two different cultures, Slovenia as part of the European Union and Japan as a highly developed Asian country. We are interested in whether the participants according to different origins of cultures and the basic demographic characteristics (age, number of children in household, monthly means used for solving the housing problem), reflect a statistically significant difference.
Several sources suggest that the demographic characteristics of the population affect demand (and hence supply) in the housing market, the purchasing power of potential buyers of real estate and natural, living and socio-economic factors of real estate. By following the Commission's report on aging in the European Community (Aging Report, 2009), we found out that the population in Slovenia will rise only until 2019, when Slovenia is expected to have 2.1 million people or 2.4 per cent more than in 2007. The year 2019 is expected to experience a gradual decline in population, at least until 2060. The study predicts the minimal growth in the labour force by 2011, less than one per cent, whereas until 2060 the labour force is expected to fall by as much as one-third. The report predicts change in the aging population, so that the life expectancy, which is currently 65 years of age for both sexes, would extend for more than five years until 2060.
In Japan in 1995, the population aged 65 years and over represented 14 per cent of the population. Given the current trend in the rate of aging after the age of 65 years it will rise to as much as 27.4 per cent in 2025 and 32 per cent in 2050 (Makino, 2009 ). On the other hand, fertility is falling. As stated by Makino (2009) , the Japanese society is changing-the old population is growing faster than in any other country. Convergence curves of movement of population and number of households in Japan show that Japan's average household size is decreasing (RREEF, 2009). As stated by Ministry of Land, Infrastructure, Transport and Tourism (MLIT, 2009) in the annual report of Land White Paper 2009, the population shows a negative trend and as a result after 2015, a number of household members are expected to fall. This means a long-term decline in demand for building land. The report (MLIT, 2009 ) also states that changes in the household, such as reduction of floor area, increasing number of old people, and the need for high technology (internet, communication) lead to greater demand for housing in cities. Pšunder (2009) notes that besides the increasing number of elderly people we must also consider the fall in the number of children as well as the fall in the working population. In his study he concludes on the assumption that GDP growth and demographic changes in key factors influence the price of real estate in which we lived, fewer people will need for your home less real estate and that are potentially able to allocate more money for them. A positive correlation between the annual gross domestic product per capita and the average number of property transactions is also confirmed by the real estate market research activities in Slovenia in the period 2000-2006 conducted by the (Drobne et al., 2009) . In his research Bradeško (2003) confirmed key findings, trends and relationships from a study of the European Central Bank, highlighting the correlation of growth in real estate prices and real GDP growth and household income. Pšunder (2009) notes that the change in the movement GDP does not affect directly and a priori in property prices, but that the rise of GDP is one of the key influential factors influencing real estate prices.
The housing policy is therefore also related to the accessibility of apartments (such as a sufficient number of apartments on the market to meet demand, matching supply and demand, apartments affordability as well as suitability of housing costs) (Cirman, 2007) . The affordability of apartments as measured by the internationally established level, according to which housing costs should not exceed the level of 30% household's disposable income, which in both observed countries is different. As stated by Cirman (2007) , affordability of apartments is not questionable only when encumbering the income with housing costs but also when acquiring apartments or in terms of apartment affordability in view of financing a privately owned apartment. In this context, households face highly insufficient offer of non-profit sector, expensive market apartments and high prices of privately owned apartments.
Hypothesis
In the analysis we follow the hypothesis defining that the differences between potential acquirers of residential real estate according to the different origins of cultures and the basic demographic characteristics (age, number of children in household, monthly means for solving the housing problem) are statistically significant.
Observed Demographic Factors
For defining age groups we took into consideration the research conducted by Mandič (1995) , where the participants' age group was defined on the basis of unified data processing of housing needs. This research shows that those seeking their dwelling are for the most part younger than middle-aged; up to 60 per cent of them were aged 25 to 34 years, whereas the seeker's average age was 32 years. The research also showed that the education level of those seeking housing is somewhat above the Slovene average. In Japan, Deutsch and his colleagues (2005) established that the average age of a Japanese person entering their own household is close to 40, which is high in comparison to America (29 years) or Austria (31 years). They say this is the result of bank politics determining the maximum burden of own income to 25 per cent and the minimum personal participation when purchasing real estate to 20 per cent of its value and of the high real estate prices. Based on the stated above we observe two age groups, the first from 20 to 29 years and the second from 30 to 40 years.
According to family status we distinguish single and married participants. Thomas (2008) notes that couples where both people are employed have better financial situation and enter real estate market more easily. The same difference is also mentioned by the Development and Research Project Housing Survey (Mandič, 2006) , stating that by comparing different types of households, the best housing conditions have especially couples without children and the worst are found in one-parent households. In addition to this we are interested in how the demographic trends are linked to the expectations of potential real estate buyers. In Japan the total number of inhabitants has already reached its highest point but the number of households in Tokyo is still increasing. It is expected that the number of households in Tokyo is going to increase for at least a couple of years despite the falling trend of births. In a 40-year interval between 1980 and 2020, on the national level the number of households without children is expected to grow from 32 to 54 per cent (RREEF, 2009) . Also according to the 2002 census data in Slovenia, two-person households (23.0 per cent) prevail, followed by single-person households (21.9 per cent) (SURS, 2009) . For Japan it is estimated that the number of single households will increase, which means that compared to 1980 until 2030 the number of these households will double (RREEF, 2009) .
We are interested in the monthly income used for resolving the housing problem. Apartment owners have on average the least problems and their income is on average the least burdened by housing costs (Mandič, 2006) . It has been however established that the limit of 30 per cent monthly income used for resolving housing problem in Slovenia exceeds as much as 67 per cent of households in non-profit rental sector, 39 per cent in corporate and staff apartments and 54 per cent in privately rented apartments (Cirman, 2007) . In addition to this, Cirman (2007) points out that the politics of subsidized rents can intervenes only in the sector of non-profit rents, but not in staff and market sector, which is why the continuation of a high proportion is expected also in the future. In Slovenia the total number of average housing costs exceeded the 30 per cent of household's available income already back in 2005 with 30.8 per cent, in 2006 with 31.3 per cent and in 2007 with 31.8 per cent (SURS, 2010) . In Japan the total number of average housing costs ranges from 17.6 per cent in 2001 to almost 18 per cent in 2008 (Official Statistics of Japan, 2010). Relatively low affordability of privately owned apartments is therefore typical for the Slovene housing policy, which means that Slovene policy is relatively unsuccessful in ensuring apartments for affordable prices (Cirman, 2007) . Problems can be attributed to the unresolved issue of denationalisation, difficult real estate sales to foreigners, problems with entries and their updates into the land register data, which in turn also affects the lending policy of the country (Temeljotov & Zupančič, 2006) .
Methodology and Instruments
In composing the questionnaire we considered the guidelines according to Tarik (1990) and took the questionnaire composed of three sets as the main instrument for measuring participants' expectations. We used the method of review based on the questionnaire (Walonic, 2007) . The questionnaire was composed in the context of a broader research (Grum, 2010) for the survey being conducted in Slovenia and Japan and is aimed at determining the factors which have a decisive influence on potential acquirers of real estate rights when deciding to purchase real estate.
In analysing demographic characteristics we used the first set of the questionnaire which we subdivided beforehand. The first set of the questionnaire measures demographic factors and includes 34 variables. We defined 8 factors, which explain over 60% of the total variation (Bastič, 2006) . The Kaiser-Meyer-Olkin measure of sampling adequacy is 0.7. The Bartlett's test (BT = 2178.1), which is statistically significant, shows that defined factors can be interpreted (Fulgosi, 1984) . The reliability of the questionnaire established by the inner consistency method or the Cronbach's alpha coefficient indicates that the questionnaire expresses a high level of reliability. The Cronbach's alpha coefficient for the first set of the questionnaire is 0.8.
The survey was conducted in two cultural environments, in Slovenia and Japan. The sample includes participants aged 20 to 40 who were selected according to cultural identity, gender, age, education, marital or family status and economic social status. 1270 participants took part in the survey. Table 1 shows that there is only a solid 20% of Japanese participants of the total number of participants. This is the result of obtaining answers from Japanese participants, since in Japan the distribution of questionnaires in public places is restricted (without the authorisation of a special ethics committee). In contrast to Slovene participants, Japanese participants showed a great distrust to participating in on-line surveys. In terms of education, most participants have a higher education (49.5%) which is followed by secondary education (30.6%). In terms of the number of children in a joint household, most of participants do not have children (54.0%). The majority of participants live at the city outskirts (36.2%) or in the city centre (34.3%). Table 2 shows that the majority of participants owns or co-owns the apartment they live in (48.3%), followed by participants living with their relatives (25.9%). The majority of participants live in a house (57.8%) or a block of flats (40.8%). The majority of participants are employed (59.6%). Of all participants, 84.5% of them spend approximately 30% of their monthly costs or less for resolving their current housing problem. In terms of satisfaction, most participants are satisfied with their current residence status (29.9%).
Results and Discussion
We statistically analysed the results by conducting multivariate analysis of variance regarding the participants' different cultural identity and basic demographic (age, number of children in a joint household, average monthly means used for solving the housing problem) characteristics of participants. Table 3 showsthe results of multivariate analysis of variance regarding the affiliation to culture and participants' age.
According to Table 3 statistically significant differences regarding the affiliation to culture and the participants' age are shown in terms of gender, family status, location of apartment and expressed satisfaction with the current apartment.
Among Slovene participants there are more female participants in both age groups, which is even more distinctly expressed in the age group of 20 to 29 years old women (average rate is 1.280), whereas among Japanese participants there are more men in both age groups (average rate is 1.630 and 1.670). We can explain this by findings made by Hirayama (2008) who states that in the real estate area in Japan men predominate (as holders of family responsibility) and that women who enter especially to ownership area can be notable only in the last period. In this regard, he points out single women are still mostly excluded from ownership structures (Hirayama, 2008) . This can also explain the indicated correlation between gender and ownership among Japanese participants (−0.137), which is shown in our research. Among Slovene participants, on the real estate market we do not detect any significant differences in terms of gender. That is why the participation of respondents is as anticipated equivalent to the ratio as shown by the census for the year 2009 of Statistical Office of the RS (SURS, 2009).
Among Slovene participants the most numerous are those who are in a relationship or married, whereas among Japanese participants those who are single, which is especially evident in the age group from 20 to 29 years, where among Japanese participants there are practically no participants involved in a relationship (average accordance rate is 1.00). With regard to family status, among Slovene participants those who are in a relationship or married particularly prevail, and with regard to number of children, those who do not have any children. This shows that the majority of participants are in a relationship but do not have children. Also according to the 2002 census data, two-person households (23.0 per cent) prevail, followed by single-person households (21.9 per cent) (SURS, 2009).
Most participants live in the centre or at the outskirts of a city. We associate this with the fact that the concentration of housing fund is the biggest in cities, which is especially typical of Japan. The research results show that Japanese participants in both age groups significantly show trends for living in the centre or at the outskirts of a city (average accordance rate in age group between 30 and 40 years is 1.50). In Slovenia the major cities comprise 40 per cent of all apartments together, however by taking into consideration also the percentage of apartments and houses in other major cities, the total number is 65.3 per cent. Nevertheless, it is typical for Slovene participants, as stated by Hočevar and others (2004) , that given the type of settlement more than half of respondents would prefer to live in a smaller or larger village (countryside), while only about 5 per cent of the respondents would move to the urban environment. This explains us the correlation we observed in our research between the current place of residence and the expected place of residence (0.183). Within terms of expressed satisfaction with the current apartment, an interesting fact is that Slovene participants express higher satisfaction with their housing status and factors related to residential property, even though (Mandič, 2006) taking into account several pointers, estimates that 28 per cent of households have inadequate housing conditions. The research also shows that the average surface area according to the housing survey is 32.98 m 2 per person, which is 1.19 of a room per person, and that 39 per cent of households in Slovenia has less than one room per person, which is in Europe considered as the housing statistics overpopulation. The research also showed other significant factors, such as excessive operating costs, poor or decrepit installation, poor infrastructure (Mandič, 2006) . We explain the difference between the expressed satisfaction level among Slovene and Japanese participants by findings of the researches conducted by (Rohe & Stegman, 1994; Rohe & Stewart, 1996; Rohe & Basolo, 1997; Rohe et al., 2001) . (Rohe et al., 2001 ) studied social advantages of apartment owners and established that apartment owners Note: * difference is statistically significant (p < 0.05); ** difference is statistically significant (p < 0.01); *** difference is statistically significant (p < 0.001).
compared to tenants express higher satisfaction with their living environment, they are socially more active in their living environment, relocate less often and contribute more to social stability of the neighbourhood. The research also showed that 86 per cent of American respondents believe that in terms of social security it is better to own an apartment than to rent one. 74 per cent of respondents think people should purchase an apartment as soon as they can afford it, whereas among respondents who rent an apartment 64 per cent answered they only rent an apartment because they can not afford one (Rohe et al., 2001) . They estimate that the satisfaction level among apartment owners is higher (Rohe & Stewart, 1996) . In the example of Baltimore they observed apartment purchasers and tenants and after a year and a half found that the apartment purchasers showed higher satisfaction than the apartment tenants (Rohe & Stegman, 1994) . In a further three-year study Rohe and Basalo (1997) determined that even after a three-year ownership the apartment owners were still more self-satisfied than the tenants. They defined the self-satisfaction as the combination of common satisfaction with life, apartment and neighbourhood (Rohe & Stewart, 1996) . From this we can assume that a high percentage of owner-occupied apartments positively affects the participants' expressed satisfaction (apartment ownership rate in Slovenia is 80% and in Japan it is 60%). Table 4 showsthe results of multivariate analysis of variance regarding the cultural identity/affiliation to culture and number of children in a joint household. According to Table 4 statistically significant differences regarding the affiliation to culture and the number of children in terms of gender, age, family status, place of residence, type of apartment and satisfaction with the current apartment.
As far as the age of participants, in general it applies that by having more children in a joint household the participants' age is higher. However, the comparison shows that by comparing the number of children in a joint household the Japanese participants' age is essentially higher than those of Slovene participants. The comparison also shows that Japanese participants' level of education increases with higher number of children whereas among Slovene participants three or more children mean participants' lower level of education (average accordance level of Slovene participants is 2.73, that of Japanese participants' is 4.00). This may show a sociably weaker structure of compared Slovene participants. The research also shows that the more educated participants are, the higher is the possibility to purchase an apartment using their own means. Trček (2005) also establishes that the factor most closely related to investing into real estate is the monthly household income. He notes that this factor mainly depends on the participants' education and the size of household (Trček, 2005) . Our research also shows the correlation between education and the number of members in a joint household (0.117). What is interesting is also the comparison of the participants' place of residence regarding the number of children in a joint household. The comparison shows that among Slovene participants having more family members means living further away from the city centre, whereas among Japanese participants it is quite the opposite. For all participants also applies that by having more members in a joint household, the bigger is tendency for replacing an apartment with a house. This can be explained by the findings, which show among Slovene participants that considering the type of settlement more than half of people surveyed would prefer to live in a smaller or bigger village or rural environment, whereas only about 5 per cent of people surveyed would live in a bigger or big city (Hočevar et el., 2004) . In the analysis of existing and desired housing units Pšunder and Ferlan (2009) established that in the future most of households (72.12 per cent) would like to live in a family house. The analysis also showed that 24.3 per cent of all respondents who currently live in city centres, other neighbourhood communities and in the countryside wish to relocate to the city outskirts.
Regarding the number of children in a joint household, in general, Slovene participants who have more family members in their household prevail. This is confirmed by statistic data. According to the findings of the Japanese National Institute of Population and Social Security Research, the average number of members per household in year 1995 was 2.82 and the expected number in year a mere 2.49, of which 30 per cent are single-person households (IPSS, 1998) . According to SURS (2009) , in Slovenia the average number of members per household in the same period was 3.0, of which 21.9 per cent were single-households. Table 5 shows the results of multivariate analysis of variance regarding affiliation to culture and monthly used costs for resolving the housing problem.
According to Table 5 statistically significant differences regarding the affiliation to culture and monthly use of means for solving the housing problem are shown in terms of gender, education, family status, number of children, ownership, type of apartment and satisfaction with the current apartment.
The results indicate that among Slovene participants who spend monthly about 30 per cent of income for resolving their housing problem the age structure is on average 30 years (average accordance rate is 2.61), while among Japanese participants it is about 35 years(average accordan cerate is 3.0). The results show that the monthly consumption of around 30 per cent is typical for Japanese participants who are in a relationship (average accordance rate is 2.00). The characteristic of Japanese participants who spend monthly more than 30 per cent is also that they live in an apartment (average accordance rate is 1.00), while of Slovene participants that they predominantly live in a house(average accordance rate is 1.57). We can explain this by the expressed higher level in terms of living with relatives, which can be as observed related to the fact that young people nowadays enter the ownership apartment fund much later than before (Deutsch et al., 2005) . This has also been established by Ishikawa (2005) , who states for Japan that in 2003 among apartment owners the age group from 20 to 29 represents 12 per cent, whereas in the age group from 30 to 40 years the percentage of ownership rises to 48%. Tomoko (2010) states that young Japanese couples tend to live with their parents in a joint household on average approximately 10 years. Deutsch with his colleagues (2005) explicitly explains that in Japan in year 1989, there were actually 30 per cent of owner-occupied houses acquired by inheritance or succession and the percentage is still rising. 
Conclusions
In this article we explore the role of demographic characteristics of potential acquirers of residential real property rights. We are interested in cross-cultural comparison of two different cultures, Slovenia as part of the European Union and Japan as a highly developed Asian country. We are interested if there are in accordance to affiliation to different cultures and to the basic demographic characteristics (age, number of children in a joint household, monthly means used for solving the housing problem) statistically significant differences. As the main tool we used, a questionnaire was compiled as part of wider research being carried out in Slovenia and Japan. Its fundamental objective is to identify factors that are crucial for potential acquirers of real estate rights in deciding on the purchase of real estate. With the questionnaire we obtained credible information which we have statistically analyzed and by analysis of the results we confirmed the basic hypothesis stating that the observed basic demographic differences between participants regarding affiliation to different cultures are statistically significant. The results show that Slovenian participants in both age groups (20 to 29 years and 30 to 40 years) dominate female participants; Japanese participants in both age groups dominate male participants (as holders of family responsibility) and that the entry of women, particularly in the ownership area is visible only in the last period. Among Slovene participants, the most numerous are the participants in a relationship with no children, while among Japanese participants, single participants stand out. Research shows that Slovene participants have more members in a household, which is also confirmed by the comparison of statistic data in both countries. In Japan, the average number of members per house hold in 2009 was 2.49, 30 per cent of which were single-person households, while in Slovenia in the same period the average number was 3.0 members per household, 21.9 per cent of which were single-person households. The results indicate that Japanese participants in both age groups clearly show trends for living in the centre or at the outskirts of the city, while the Slovene participants in both age groups show a tendency to live at the outskirts of the city or inside agglomeration. Considering the expressed satisfaction with the current residential status there is an interesting fact that Slovene participants in both age groups express higher satisfaction, which can be related to the findings that apartment owners compared to apartment tenants express higher satisfaction with their living environment; are socially more active in their living environment; relocate less often and contribute more to social stability of the neighbourhood. From this we can assume that a high percentage of owner-occupied apartments has a positive impact on the participants' expressed satisfaction (the rate of apartment ownership in Slovenia is 80% and in Japan it is 60%). The results of the research indicate that the age structure of participants who monthly spend about 30 per cent of income for resolving the housing problem among Slovene participants is on average 30 years, while among Japanese par-ticipants it is about 35 years.
The research confirms that the affordability of apartments, as measured by internationally recognized limit, at which housing costs should not exceed limits of 30-per cent of disposable household income, in both compared countries is different. Compared to the Japanese housing policy, the Slovene housing policy is characterised as having relatively poor affordability of privately owned apartments. A high percentage of ownership is attributed mainly to the fact that in Slovenia, most people were solving their housing problems some time ago and mostly in the years when conditions were much more favourable.
